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DC Office of Planning
Presentation Note
The Comprehensive Housing Strategy Task Force (CHSTF) has set an ambitious, but achievable agenda for the District of Columbia.  This PDF of a presentation is the Office of Planning's review of the feasibility of meeting the challenge laid out by the CHS Task Force.

The presentation primarily covers the District's land resources to meet the goal set by the Task Force.

DC Office of Planning
Presentation Note
According to the research conducted by the CHSTF, DC needs roughly 55,000 new units of housing over the next 15 years in order to help stabilize increases in housing costs.  Without this new supply the increased demand for living in the District will continue to escalate the cost off housing.
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Note
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Land Use and DevelopmentLand Use and Development
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Existing Land Use, 2004

Key Stats:
•11,000 acres of housing
•1,200 acres of office/comm
•6,000 acres of public/inst
•7,500 acres of open space
•10,000 acres of streets

Vacant land represents 2.2 percent 
of the city’s land area, or 850 acres

DC Office of Planning
Presentation Note
The first step toward meeting this challenge is determining the availability of land that is both vacant and not needed for other uses.  Only 2.2% of land in the District is vacant with no current use, but this represents 850 acres of land.



DC Growth PotentialDC Growth Potential

Where can 55,000 net 
new housing units be 
built in the District of 
Columbia?

DC Office of Planning
Note
The question remains.  Where can 55,000 new housing units be built in the District of Columbia?



• The federal government 
controls about 40 % 
percent of the area not 
included in streets or 
water

Land Use and DevelopmentLand Use and Development

DC Office of Planning
Presentation Note
Much of the District is controlled by the Federal Government.  In some cases this land provides residents with valuable open space such as the Mall, or Rock Creek and the Fort Circle Parks.  

In other cases working with the Federal Government can provide the District opportunities for new neighborhoods and growth.  This is covered later in the presentation.



Housing Development

Status Units
Under Construction 8,910
Planned 5,460
Conceptual 13,380
Pipeline Sub-Total* 27,750

Current Housing PipelineCurrent Housing Pipeline

80% of Pipeline is higher 
density multi-family

20% of Pipeline is lower density 
and single-family

80% of Pipeline is higher 80% of Pipeline is higher 
density multidensity multi--familyfamily

20% of Pipeline is lower density 20% of Pipeline is lower density 
and singleand single--familyfamily

* Numbers represent project totals

DC Office of Planning
Presentation Note
The private sector is already working on roughly 50% percent of the goal.  These units should deliver in the next 2 to 10 years depending on their current status. 

DC Office of Planning
Presentation Note
80% of new housing development is multi-family development, which has significant implications for the types of households the District will be able to attract in the future.



New NeighborhoodsNew Neighborhoods
Housing Development
Pipeline Sub-Total 27,750

New Neighborhoods Units
Mt Vernon Triangle (1) 2,000
SW Waterfront 800
SE Federal Center (1) 3,000
Hill East (Reservation 13) 800
St E’s (East Campus) 1,000

New Neighborhood Sub-Total 7,600

Other New Neighborhoods
Walter Reed Medical TBD
Armed Forces Retirement TBD
McMillan Reservoir TBD
Poplar Point TBD

Estimated Sub-Total 3,000-5,000

Planned Total 38,000-40,000

(1) Net Remaining Capacity

DC Office of Planning
Presentation Note
New Neighborhoods (shown on the map in purple) present another opportunity.  They are large tracts of substantially vacant land that can be developed without displacing existing residents.  The sites are mostly under District or Federal control.

The District can work with nearby residents and other stakeholders to develop long range plans for housing, jobs and the public and private services necessary to create New Neighborhoods.  Build out is expected over 15 years.

DC Office of Planning
Presentation Note
When totalled up New Neighborhoods can potentially add another 10,000 - 12,000 units toward the CHSTF goal of 55,000.

DC Office of Planning
Note
Substantial planning efforts have already occurred on these sites.  In some cases projects are already under construction.

DC Office of Planning
Note
Accepted set by DC Office of Planning

DC Office of Planning
Note
None set by DC Office of Planning



Planned Total
Pipeline + New Neighborhoods 38-40,000

Other Est. Units
Vacant Land Estimated Capacity 11,000

Grand Total approx 50,000

Surplus / Gap (5,000)

Future OpportunitiesFuture Opportunities

DC Office of Planning
Presentation Note
The pipeline of new development and the potential capacity of New Neighborhoods can deliver upwards of 40,000 units over the next 15 years.  Even optimistically, this leaves the District well short of the 55,000 unit goal.

DC Office of Planning
Presentation Note
Infill vacant land that is still available and has no proposed development on it can add capacity for another 11,000 units.  This assumes that the units can be laid out efficiently on each site.

DC Office of Planning
Presentaion Note
The District is still 5,000 units short of the goal.  The Task Force identified several policies and actions that can help fill that goal.  All of which also help the District grow an Inclusive City.



Inclusionary ZoningInclusionary Zoning

Residential Zones All Other Zones
10% of Matter of Right or 
75% of Bonus Achieved

10% of Matter of Right or 
75% of Bonus Achieved

Half at 50% of AMI –
Half at 80% of AMI

All Affordable Units at 
80% of AMI

Lower-
Density Half at 50% of AMI –

Half at 80% of AMI
Half at 50% of AMI –
Half at 80% of AMI

8% of Matter of Right or 
50% of Bonus Achieved

8% of Matter of Right or 
50% of Bonus AchievedHigher-

Density

Major Aspects
• 10 or More Units 

New Construction & 
Expansion > 50%

• 20% Bonus Density
• Limited Off-Site 

Flexibility
• Sliding Scale of 

Units to Bonus 
Density

• BZA Relief Process

Affordability Requirements

DC Office of Planning
Note
Inclusionary Zoning requires all residential developments over a certain size to set aside a few units that are affordable to households earning less than a target income.  

By itself it will not solve the shortage of affordable housing facing the District, but across the country it is very successful in creating diverse communities

DC Office of Planning
Note
In DC, Inclusionary Zoning would reserve units for families earning between $36,000 than $72,000.  In exchange Inclusionary Zoning allows the developer to build more market rate units.

DC Office of Planning
Presentation Note
Inclusionary Zoning works differently for each type of housing such as row houses, garden apartment, or high-rise apartment buildings in commercially zoned areas.  The chart reflects the different requirements for affordability by type of development.

DC Office of Planning
Presentation Note
Inclusionary Zoning works by allowing a developer to build up to 20% more units. In some areas of the District the developer can also receive additional height or lot occupancy.



• Major Redevelopment of 
Public Housing Sites

• Commitment to Physical 
Architecture and Human 
Capital

• Leverage District Market 
Strength

• 1 for 1 Replacement of 
Public Housing

• Mixed Income
– 1/3 30%AMI
– 1/3 30-80%AMI
– 1/3 Market

New CommunitiesNew Communities

Sursum Corda
Lincoln Heights

Barry Farms

Shepherd Street
Park Morton

Langston Terrace

Potomac Hopkins

Woodland Terrace

Highland Addition

DC Office of Planning
Note
New Communities is a major effort in the District to renew our Public Housing sites.  It focuses on both improving the physical space and and helping the tenants improve their lives with job training, educational programs and other services.

It seeks to deconcentrate poverty and create mixed income neighborhoods by replacing 1 for 1 the existing Public Housing and adding additional low income and market rate units.  The extent to which it helps meet the 55,000 unit goal will depend on the comprehensive neighborhood planning involved for each site. 

DC Office of Planning
Presentation Note
Sursum Corda is the first New Community to go through the planning process.  The District intends to purchase sites in the neighborhood during 2006 and partner with a Master Developer to start work in 2007.

Lincoln Heights and Barry Farms are the next two sites to start the planning and design process in the summer of 2006.



Development Plan:
• 520 Very Low-Income Units
• 1320-1520 Total Units
• New K-8 School
• Rec Center, Library, & Clinic
• Retail, Shops & Office
• Open Space
Human Capital Plan:
• Job Training
• Home Ownership
• Senior Programs
• Community Based 

Technology

SursumSursum CordaCorda

DC Office of Planning
Presentation Note
The redevelopment of Sursum Corda is the heart of the Northwest One Plan.  But the plan also includes elements like building a new school, a park, retail and library.

The plan will actually double the number of housing units in the area, by concentrating taller multifamily buildings on K and North Capitol and low rise town homes toward the interior.



Redevelopment OpportunitiesRedevelopment Opportunities

Underutilized Land
Commercial sites with assessed 
improvement values that are 
substantially less than land values

DC Office of Planning
Presentation Note
The District continues to have many underutilized properties particularly along neighborhood commercial corridors.  It is difficult to estimate how many units these properties can provide for the future, but they do offer significant potential.

They also represent a challenge because the properties may include:

-	The expense of addressing the existing structure,
-	Historic preservation, and
-	Surrounding neighborhood blight.

Programs like Home Again are targeting these properties for redevelopment.



Transit Transit –– Land Use PlanningLand Use Planning

Metro Stations with less than 25 units to the acre of residential zoning

*Zoned High Density Commercial

TOD Opportunities

Metro Station Units/Acre
Union Station* 24
Southern Ave 22
Capitol Heights 21
Benning Ave 20
Congress Heights 20
Friendship Heights 19
Brookland Catholic U 17
Rhode Island 16
Fort Totten 16
Tenleytown 15
Takoma – TOD Plan 14
Deanwood 14
New York Ave* 13

DC Office of Planning
Presentation Note
Focusing development in transit villages or "Transit Oriented Development (TOD)" around the tremendous public investment in our Metro system has a number of public benefits such as: 

-  reduced traffic congestion, 
-  critical mass for retail to succeed, 
-  improved pedestrian activity, and 
-  vibrant neighborhoods.

DC Office of Planning
Presentation Note
Studies show that for transit to be successful, surrounding land uses should have a minimum intensity of 25 units to the acre.

Several stations in the District are below, and in some cases, well below this standard.



What Does TOD Mean?What Does TOD Mean?

Goal: Achieve a Minimum 
25 Units to the Acre

Moderate Density Mixed-Use
C-3-A (200-400 feet of Metro)

High Density Residential
R-5-D (400-1,200 feet of Metro)

Low Density Residential 
R-4 (1,200 + feet )

M

M

DC Office of Planning
Presnetation Note
Creating transit villages combines a tight, pedestrian friendly street grid with a mix of uses immediately around a metro.  This might mean:

-  A ground floor of retail,
-  Maybe a floor of neighborhoods serving office, and
-  Housing on the floors above.

An area like this might extend 200-400 feet from the metro station

DC Office of Planning
Presentation Note
The next area out from the metro station might include some high density housing to create a critical mass of transit users and customers to support the neighborhood retail and provide vibrancy to the neighborhood.

DC Office of Planning
Presentation Note
Finally, a transit village includes more family oriented, lower density multi-family and row housing farther out from the metro station, but still within an easy walking distance.



Meeting the GapMeeting the Gap

Great Streets

Primary
7th Street & Georgia Ave, NW
H Street, NE
Martin L King Jr. Ave, SE
Pennsylvania Ave, SE

Secondary
Martin L King Jr Ave
Nannie H Burroughs Ave, NE
Benning Rd & Minnesota Ave, NE
Upper Georgia Ave, NW

DC Office of Planning
Presentation Note
The Great Streets program is another current planning effort that can help the District reach the goal of 55,000 units.

Great Streets invests in public streetscape improvements, provides pre-development gap financing for site acquisition, and small business development assistance.

The goal is to help take the underutilized properties along the target streets and revitalize them.



• Remaining Land is Infill Development
• Adjustments in Land Price
• Absorption
• Developer/Construction Industry Capacity
• District Administrative Capacity
• Aging/Insufficient Infrastructure 
• Outlying Competitive Supply
• Regional & National Economics

Production ChallengesProduction Challenges

DC Office of Planning
Note
There are basic challenges to fulfilling the goal of 55,000 new housing units over the next 15 years that go beyond the question of where can growth in the District happen.  

Infill development is generally considered more difficult than suburban open land development.  Land prices have adjusted to the success of housing in the District, forcing developers to be more cautious in where they build.  Absorption follows cycle trends, which may slow.  Construction labor is in short supply.  The District needs to upgrade our administrative capabilities.  Our infrastructure is aging and maybe insufficient in some areas.  The suburbs continue to provide competitive alternatives for new households and finally the near perfect economic conditions that have driven development in the District over the passed several years may not continue forever.



Political ChallengesPolitical Challenges

• Creating Income Diversity
• Retaining Families
• Neighborhood Opposition to Density
• Demonstrating the Benefits of High Quality 

Urban Design and Architecture

DC Office of Planning
Note
Finally, there are political challenges that must be met.  Bringing lower income households into wealthy neighborhoods is just has challenging as encouraging wealthier households into live in lower income neighborhoods.  But both are necessary to build an inclusive community.

Helping families to remain in the District will continue to be difficult.  Much of the new housing stock will be 4 stories and higher with few family sized units.  We must find away to maintain our single family homes and help families to afford them.

In some areas, where greater intensity is necessary, there may be significant opposition to taller buildings.

But many have already learned that high quality urban design and architecture can create walkable, vibrant communities that add to the quality of life in the District.
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